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1.0 INTRODUCTION

1.1 INTENT OF TIIE SPECIFIC PLAN

This Specific Plan proposes mixed-use development on ap-
proximately 200 acres of land in the westem portion of Mis-
sion Valley on a site currcntly occupied by the Stardust
Country Club. The land is owned by members of the Levi and
Cushman families of San Diego and leased 1o the golf club.

Because of its size, location, and single ownership, the proper-
Ly presents a unique planning and development opportunity in
Mission Valley and will create opportunities for public access
to the San Diego River through what is now privately-used

open space.

Basic uses, programs, and conditions for development of the
2000- acre Levi-Cushman property are identified in this
Specific Plan. The Plan ectablishes a framework to accom-
modate 20 years' worth of development by defining the con-
text in which future land use proposals can be evaluated. This
isaccomplished by providing anoverall physical development
plan and a scrics of development and design criteria.

In an attached text entitled "Implementation Guidelines,”
policies and criteria from the Specific Plan are collected and
reformatted for wse in ¢valuating Planned Commercial
Development (PCD) and Planned Residential Development
(PRD) applications. Ullimately, Planned Commercial
Developments and Planned Residential Developments will
detail the specific uses which occur on specific sites.

1.2 PLAN SUMMARY

To be phased over a 20-year period, development within the
Levi-Cushman Specific Plan (LCSP) area focuses residential,
retail, office, and hotel use on a newly channeled San Diego
River.

Central 1o the project will be a 12-acre island created along the
southern edge of the San Diego River. The island will be com-
mercially anchored and accommodate small-scale specialty
relailing, office, and residential uses. Muchofthe housing and
neighborhood commercial uses planned for the project are lo-
cated on the north side of the River. Most office and hotel
development is sited south of the River.

Overall, the major themes that form the basis of this Specific
Plan are:

Mixed Use. A mix of residential, retail commercial, office,
hotel, and recreational uses will be included within the project.

River Focus. The San Diego River will act as the visual focus
of development. It will be channeled to meet flood control re-
quirements and enhanced as a wildlifc and waterfowl habitat.

Uniform Design Standards and Guidelines. Consistent and

compatible design standards and guidelines will apply
throughout the Specific Plan area.
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Traffic Generation, Trallic generated by on-site development
will not exceed 67,000 Average Daily Trips (ADT), as estab-
lished by the Mission Valley Community Plan,

The Levi-Cushman Specific Plan proposes a total of 5.3 mil-
lion square fect of development. This will result in ap-
proximately 67,000 ADT when adjustments for light-rail
transit are considered. This is virtually the same number of
trips permitted under the amended Mission Valley Com-
munity Plan and the revised Mission Valley Development In-
tensity Regulatory Overlay District, Ordinance #00- 16460,
including amendments #16523, #16524, and #16880.

The "Implementation Guidelines," which summarize the
development crileria to be used in evaluating PCDs and PRDs
submitted within the LCSP project area, include maps of in-
dividual project sites.

Anenvironmental impact report accompanies the Plan and as-
sesses 1ssues related to the character and intensity of develop-
ment.

1.3 POLICY COMPATIBILITY

The land use and development program identified in this plan

will create a physical environment that

* is consistent with poals of the City of San Diego General
Plan and the Mission Valley Community Plan,

*  creales a desirabie residential environment,

*  facilitates efficient business and commercial operations,
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*  creales a working environment sensitive to human nceds
and values, and

*  protects adjacent land uses - panticularly the San Diego
River corridor - from flooding.

This Specific Plan implements important goals and policics of
the Progress Guide and General Plan of the City of San Diego
and the Mission Valley Community Plan.

From the Progress Guide and General Plan:

Fostering a physical environment that enables San Diego
to fully and efficienty perform its indicated local,
regional, state, national, and international role.

Fostering a physical environment that affers San Diegans
awide range of life-styles.

Fostering a physical énvironment that is responsive 1o the
individual' s psychological, aesthetic, and physical needs.

Achievement of the planned environment thraugh efficient
use of the City's land and other natural resources so as to

maximize futiure developmental options.

Conservation of an urban environment that is in harmony
with nature and retains strong linkages with it.

When completed, the proposed development will integrate
residential, office, retail commercial, and recreational uscs
within a planned environment, By its very nature, a planned



use development provides a significant opportunity lor loster-
ing efficiency in land use and human activity as a result of
locating complementary uses in proximily to one another. Be-
cause this particular development is sited on the San Diego
River, there are special opportunitics to provide a desirable
development aesthetic that not only harmonizes with the river
corridor but also creates a dramatic blending of urban develop-
ment within a natural-appearing aquatic setting.

From the Mission Valley Community Plan:

Encourage high-quality urban development in the Valley
wihich will provide a healthy environment and offer oc-
cupational and residential opportunities for all citizens.

Provide protection of life and property from flooding by
the San Diego River.

Provide a framework for the conservation of important
wetland! riparian habitats balanced with expanded urban
development.

Facilitate transportation through and within the Valley
while establishing and maintaining an adequate transpor-
tation nerwork.

Provide public facilities and services that will attend to
the needs of the community and the region.

Provide guidelines that will result in urban design which
will be in keeping with natural features of the land and es-

tablish community identity, coherence, and a sense of
place.

These goals, intended both for the Community Plan and Mis-
sion Valley itself, have a dircct response within this Specific
Plan;

* Residential and occupational opportunities are provided
through a mixed-use development program that provides
high-quality development with living and working com-
ponents. See Section 2,1,

* A nver channel will be created through the site that is
capable of containing the U.S, Army Corps of Enginecers’
49,000- cfs flood. Sec Scction 2.3.

Conservation and enhancement of the San Diego River
wetlands and riparian habitat is a major product of this
Specilic Plan, See Section 2.3.

* Inter- and intra-valley transportation service is an impor-
tarit element in the success of the project, Sce Section 2.2,

*  Public facilities and services required by the community
- including police, fire, and utility service - are discussed
in Section 6.0 and detailed within the Implementation
Guidelines.

*  Guidelines for urban design that are compatible with the

Mission Valley Community Plan are included in Section
3.0 of the Speeific Plan.
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1.4 LEGAL CONTEXT

The authority for and scope of specific plans is defined in the
Califomia Govemment Code, Title 7, Division |, Article 8,
Scction 65450 et scq, Under these provisions, specific plans
may be prepared for the "systematic implementation of the
general plan,”

Government Code Section 65451 provides that:

(a) A specific plan shall include a text and a diagram or
diagrams which specify all of the following in detail:

(1) The distribution, location, and extent of the uses of
land, including open space, within the area covered by the
plan.

(2) The proposed distribution, location, and extent and
intensity of major components of public and private
transportation, sewer, water, drainage, solid waste dis-
posal, energy, and other essential facilities proposed 1o be
located within the area covered by the plan and needed 1o
support the land uses described in the plan.

(3) Standards and criteria by which development will
proceed, and siandards for the conservation, develop-
ment, and utilization of nawral resources, where ap-
plicable.

(4) A program of implementation measures including
regulations, programs, public works projects, and financ-

ing measures necessary o carry out paragraphs (1), (2),
and(3).

(b) The specific plan shall include a statement of the relation-
ship of the specific plan to the general plan.

This Specific Plan complies with Government Code Section
65451, and is designed for adoption as the development plan
for the Levi-Cushman propeny.

1.5 PLANNING CONTEXT
1.5.1 Background and Setting

At approximately the geographic center of the City of San
Diego lies the Mission Valley planning arca where, until the
1960s, agriculture and sand and gravel extraction were prin-
cipal land uses,

The first major urban development in Mission Valley came
with the Mission Valley Shopping Center, approved in 1958,
During the late '50s and throughout the 1960s, Hotel Circle -
a commercial development fringing the north and south sides
of Inierstate 8 - became an important commercial, recreation,
and visitor-oricnted area,  Other significant projects con-
structed in Mission Valley during that period included San
Dicgo-Jack Murphy Stadium, completed in 1967, and Fashion
Valley Shopping Center, built in 1969, During the early
1970s, the religious order of the Poor Sisters of Nazareth sold
much of the land surrounding Mission San Dicgo de Alcala.
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By the mid-70s, Mission Valley was firmly established as an
urban center in San Dicgo.

One of the consislently imporiant clements in the history of
Mission Valley is the San Diego River. Initially, the river was
a source of fresh water. Subsequently, it grew in importance
as a scenic recreational asset. Today, however, the river has
little visual prominence in San Diego and its impact is felt al-
most exclusively as a result of intermittent fMooding and
property damage. Significant flooding occurred most recent-
lyin 1978, 1979, 1980, and 1985.

The Mission Valley Planning Area, as defined by the San
Diego Planning Department, exiends from Interstate 5 on the
west 10 approximately Fairmount Avenue on the east. Cover-
ing more than 2,000 acres, the Mission Valley Planning Arca
is the nexus of major freeways in the City - Interstates 8, 5,
8035, and 15 - and State Route 163.

At present, Mission Valley contains a mix of retail, hotel,
recreational, and office/commercial development, industrial
uscs, sand and gravel operatons, and residential and institu-
tional uses. In and among developed uses is a considerable
amount of vacant land and such interim land uses as parking
lots and golf courses. A visually striking impression of Mis-
sion Valley emerges [rom its discontinuous development:
major regional shopping centers are adjacent to pantially
developed parcels adjacent Lo sand and gravel operations or
vacani land. The sense of discontinuity is even further
heightened by the juxtaposition of different architectural
styles.
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Two major new developments within Mission Valley have
been approved by the City Council and several are in the plan-
ning stages.

The Specific Plan for the First San Diego River Improvement
Project (FSDRIP) covers an area of approximately 254 acres
lying roughly between State Route 163 and U.S. Interstale
805. Approved by the San Diego City Council in November,
1982 (amended July 1983 and April 1986}, the plan calls for
five major private developments adjacent to a new flood con-
trol channel. Development includes residences, commercial
offices, commercial retail uses, and a visitor-oriented hotel.

The Nornthside Specific Plan, approved in November, 1984,
proposes development of a 24 1-acre site just east of I-805 and
northof I- 8. The project includes residential, commercial of-
fice, hotel/molel, and specialty commercial use.

Planning efforts are also underway for office, hotel, and
residential development on eight separate sites within Mission
Valley owned by Atlas Hotels. Three of those sites lie im-
mediately adjacent to the Levi-Cushman project.

InJanuary of 1986, work began ona plan forthe Wamer Ranch
property, a parcel of approximalely 36 acres, which abuts the
western boundary of the Levi-Cushman Specific Plan area.

Figure 1.4 shows ownership boundaries and Assessor's Par-
cel Numbcers for property in the immediate vicinity of the
LCSP site.



The westem portion of Mission Valley is typical of the entire
planning area in that it combines residential, office commer-
cial, retail commercial, and recreational uses with underutil-
ized and vacant land arcas. In this westem part of Mission
Valley lies the Levi-Cushman property - the 200 acres current-
Iy used as the Stardust golf course and driving range - which
i the subject of this Specific Plan.

The project area consists of a relatively level valley floor that
gradually slopes up from the San Diego River. Atihe present
time, the property provides virtually no riparian habitat or
vegetation. Pnimary features of the site are a small channel for
the San Diego River running through the approximate center
of the goll course, and the course itself. Matural features and
structures ar¢ visible from throughout the propeny and include
views of natural slopes on the nonh and south sides of the val-
ley as well as distant views down the center of the valley to
the east and west, The project area itself is highly visible from
the mesas and slopes on the north and south sides of the val-
ley.

Surrounding the project site is the heavily used Interstate 8 on
the south, the River Valley Golf Course on the west, multi-
family residential units on the north, and broad asphalt park-
ing arcas serving Fashion Valley shoppers on the east.

1.5.2 Mission Valley Community Plan

The Mission Valley Community Plan (MVCP), adopted by the
City Council on June 25, 1985, recognizes several significant

issues 1o be considered in the planning and development of
Mission Valley: environmental quality, development inten-
sity, circulation, and urban design.

The environmental quality concemns expressed within the
Community Plan and Wetlands Management Plan principally
involve the use, impact, and enhancement of the San Diego
River. There is a strong emphasis on the need 1o revitalize the
river corridor and give it greater prominence within the San
Dicgo environment.

Development intensity and circulation are directly linked in
the Community Plan inasmuch as the basis for regulating the
intensity of development is the finite traffic capacity on the
projected circulation system (freeways and surface streets), In
the Community Plan, the capacity of the future circulation sys-
tem is calculated based on the forecast upgrades lo Mission
Valley streets, freeways, intersections, and interchanges. That
capacity is translated into a maximum number of vehicle trips.

In June of 1985, the San Diego City Council adopted the Mis-
sion Valley Development Intensity Regulatory Overlay Dis-
trict Ordinance which divides Mission Valicy into 13 districts.
Under this approach, the Levi-Cushman project is allocated
approximately 67,000 ADT.

Figure 1.5 portrays the computations used to derive the ADT
allocation for the project site based on the interim ordinance.

To understand what ADT means in terms of actual develop-
ment, the Mission Vallcy Community Plan indicates that each

LEVI-CUSIIMAN SPECIFIC PLAN/ 11



single-family housc gencrates 10 trips a day; cach holel room,
10 trips: every thousand square feet of a communily commer-
cial shopping cenier, 70 wrips; every thousand square feet of 2
large oflice complex, 16 trips; and so on, Overall, more than
30 distinct "vchicle generation rates” were included in the
Community Plan and incorporated into the ordinance.

Changes 10 Lhese Lrip generation rates were proposed by the
City's Transportation and Traffic Engineering Division and
have since been adopted by the City Council. The specific
changes approved for the Levi-Cushman project include a 20
percent reduction in the hotel generation rate due to vacancy
{now 8 trps per room); a 30 percent reduction for linked retail
trips (now 49 trips per thousand square feet); and a 4 percent
reduction in all generation rates in areas served by LRT. These
adjusted ADT rates are used throughout this Specific Plan to
compute the traffic generated by development within the Levi-
Cushman project area.

Another device used in the Mission Valley Community Plan
to relate vehicle trips to land development is the Equivalent
Dwelling Unit, or EDU. Initially, the City Planning Depart-
ment determined that 10 ADTs were equal to | EDU. Thus,
a single-family dwelling was equal 10 1 EDU, a hotel room 1
EDU, shopping centers 7 EDU per thousand square feet, cic.
Under the Mission Valley Community Plan, 67,000 ADT
translated to 6,700 EDU.

This 10:1 equivalency between ADT and EDU changed when

the number of ADT assigned particular uses was adjusted by
the City's Transportation and Traffic Engineering Division,

12/LEVI-CUSHMAN SPECIFIC PLAN

Because np generation figures were Jowered (e.g., a hotel
room is now calculated to gencrate 8 trips instead of the pre-
viously assumed 10 trips), the 67,000 ADT allocated to the
Levi-Cushman propenty will support 7,594 EDU,

Background to the change in trip gencration rates is discussed
in the Circulation seclion of this Specific Plan and fully
detailed within the Transportation Appendix of the LCSP en-
vironmental impact repor.

All references within this Specific Plan to the Mission Valley
Community Plan and the San Diego River Wetlands Manage-
ment Plan refer to the document adopted by the City Council
on June 25, 1985.
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